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Application Deemed Complete: April 18, 2019 
Date Action Required: July 1, 2019 

II. RECOMMENDATION 
Staff recommends that the Staff Hearing Officer approve the project, subject to the findings and 
conditions in Section VI of this report. 

III. SITE INFORMATION AND PROJECT STATISTICS 

A. SITE INFORMATION 

Applicant: Sarah Bronstad Property Owner: LP Trust, Evelyn Davis Proctor, Trustee
Parcel Number: 029-272-001 Lot Area: 5,663 sq. ft. 
General Plan: Low Density Residential 
(Maximum 3 dwelling units/acre) 

Zoning: RS-15 (Residential Single Unit) 

Existing Use: Single Residential Unit Topography: 17.76%

Adjacent Land Uses: 
North – RS-15; Ferrelo Road right-of-way 
East – RS-15; 876 – Single Unit Residential (single-story) 
South – RS-15; Paseo Ferrelo right-of-way 
West – RS-15; Ferrelo Road and Paseo Ferrelo street intersection, right-of-way 

B. PROJECT STATISTICS 
Existing Proposed 

Living Area 1,101 sq. ft. (net) 1,173 sq. ft. (net) 
Garage 199 sq. ft. (net) 199 sq. ft. (net) 

C. PROPOSED LOT AREA COVERAGE 
Building 1,461.5 sq. ft. (25.81%) 
Hardscape 2,500 sq. ft. (44.15%) 
Landscape 1,701.5 sq. ft. (30.04%) 

D. FLOOR-AREA RATIO (FAR) 

Maximum Guideline FAR: 0.536 (2,250 square feet) 
Existing FAR: 0.262 (1,101 square feet); 50% of the guideline maximum 
Proposed FAR: 0.279 (1,173 square feet); 53% of the guideline maximum 

IV. ZONING ORDINANCE CONSISTENCY 
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Standard Requirement/Allowance Existing Proposed 

Open Yard 1,250 sq. ft. 565.5 sq. ft. 
Nonconforming  

485 sq. ft. 
Nonconforming +   

774 sq. ft. Modified 
Open Yard 

V. DISCUSSION 
The proposed project includes a bathroom addition at the northeast corner of the existing 
residence. Abatement of violations identified in ZIR2014-00476 and ZIR2018-00156 is also 
proposed. The subject property is on the Potential Historic Resources List and may be eligible as 
a Structure of Merit. A Minor Zoning Exception by the Historic Landmarks Commission is 
requested to allow the location of waste and recycling bins in the required front setback. 
Nonconforming Open Yard and Two Front Setbacks 
The subject property has two 30’-0” front setbacks including a primary front setback located 
along Paseo Ferrelo and a secondary front setback along Ferrelo Road. The triangular parcel has 
one 10’-0” interior setback to the east. The parcel is nonconforming to all required front and 
interior setbacks. The subject property is also nonconforming to open yard with only 565.5 square 
feet of the required 1,250 square feet. Of the available nonconforming open yard, the proposed 
bathroom addition is located in the most usable area that most closely meets 10’-0” by 10’-0” 
dimensions pursuant to SBMC §30.165.100.    
Zoning and Building Violations 
ZIR2014-00476 and ZIR2018-00156 identified the following work was completed without the 
required permits and/or approvals: 

Zoning Violations: 
1. The hedges along the driveway exceed the maximum allowable height of 3’-6” for 

hedges located within 10’-0” of a front lot line when also located within 10’-0” of 
either side of a driveway. 

2. The hedges along the two front lot lines exceed the nonconforming height of 8’-0” 
3. The entry gate off of Ferrelo Road exceeds the maximum allowable height of 3’-

6” within 10’-0” of a front lot line. 
Building Violations: 

1. The entry gate off of Ferrelo Road was constructed without the required permit. 
2. The driveway was replaced and widened (requiring relocation of the east 

retaining wall); 
3. Construction of a trash enclosure and side gate on the east side of the unit; 
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4. Construction of a wooden fence along the east property line and replacement of a 
portion of the north property line fence; 

5. Construction of a perimeter wall at the western portion of the property along the 
inside of existing hedges along the north and south lot lines. 

During the staff site visit, an unpermitted fountain and air conditioning unit were also observed 
as well as a number of site improvements within the public right-of-way (0’-6” high deck and 
raised planters). All of the above listed ZIR2014-00476 and ZIR2018-00156 violations as well 
as the “as-built” fountain and air conditioning unit are proposed to be permitted under this 
application request. 
Design Review 
The Historic Landmarks Commission (HLC) reviewed the project on February 20, 2019 and 
March 20, 2019 and offered supportive comments regarding the proposed bathroom addition 
within the reduced nonconforming open yard and the front setback encroachment. HLC 
commented that the bathroom addition location and size and the existing hedge heights are 
aesthetically appropriate to the existing residence, and do not pose consistency issues with the 
Neighborhood Preservation Ordinance. 
HLC also reviewed the request for a Minor Zoning Exception for the “as-built” trash enclosure 
within the front setback commenting that the location and material would be acceptable when 
the project returns for Project Design Approval. The air conditioning unit and additional “as-
built” site improvements were deemed acceptable. HLC requested “Door A” at the bathroom 
addition be a solid core door to address the potential for noise, and to be sensitive to the adjacent 
residence to the east. HLC confirmed that it would be appropriate for the window on the North 
elevation of the bathroom addition to be enlarged to allow for increased light and air. 
See Exhibit C for the full HLC minutes. 
Modification Request and Required Findings 
The applicant is requesting 1) an Open Yard modification to allow for a reduction in the 
nonconforming open yard; 2) a Front Setback modification to allow for the bathroom addition 
within the required 30’-0” secondary front setback along Ferrelo Road; and 3) a Hedge Height 
modification to allow 8’-0” to 13’-0” high hedges to exceed the maximum of 8’-0” in height at 
the secondary front lot line along Ferrelo Road. Per SBMC §30.250.030.F, the Staff Hearing 
Officer is required to make the following findings to approve the requested modifications. 

1. The Modification is consistent with the general purposes of this Title or the specific 
purposes of the zoning district in which the project is located; and 

2. The Modification is necessary to accomplish any one of the following: 
a. Secure an appropriate improvement on a lot; or 
b. Prevent unreasonable hardship due to the physical characteristics of the site or 

development, or other circumstances, including, but not limited to, topography, 
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noise exposure, irregular property boundaries, proximity to creeks, or other unusual 
circumstance; or 

c. Result in development that is generally consistent with existing patterns of 
development for the neighborhood, or will promote uniformity of improvement to 
existing structures on the site; or 

d. Construct a housing development containing affordable residential units rented or 
owned and occupied in the manner provided for in the City's Affordable Housing 
Policies and Procedures. 

Open Yard and Setbacks - Purpose and Intent 
Per SBMC §30.140.140, open yard areas are intended to promote desirable living conditions, a 
sense of openness on residential development, and to provide minimum useful space for outdoor 
living and enjoyment. 
Per SBMC §30.140.160, setbacks are intended to provide a sense of openness, visibility, light, 
and air between buildings; establish a consistent development pattern; create variation in building 
facades; provide adequate buffering between adjacent land uses; and allow opportunities for 
landscaping. 
Open Yard Modification 
With the submitted project, the applicant proposes to construct a bathroom addition within the 
nonconforming open yard reducing the total square footage from 565.5 square feet down to 485 
square feet. Per SBMC §30.140.140.C, the open yard requirement for a single residential unit is 
1,250 square feet with minimum dimensions requirement of 20’-0” by 20’-0” in all areas. 
To justify the significant reduction in the nonconforming open yard, the applicant is proposing 
to designate a modified open yard area (774 square feet) in addition to the 465 square feet of 
nonconforming open yard area. As shown on the site plan, the proposed modified open yard is a 
minimum of 10’-0” from both front setbacks, meets a minimum 10’-0” by 10’-0” dimensions, 
and is a usable space for outdoor enjoyment. While this area does not conform to all of the 
nonconforming open yard standards pursuant to SBMC §30.165.100, the modified open yard 
supplements the already limited nonconforming open yard on a constrained lot with two front 
setbacks. 
Zoning staff supports the open yard modification request given that the proposed 485 square feet 
of nonconforming open yard, plus the supplemental 774 square feet of proposed modified open 
yard brings the property closer towards conformance with nonconforming open yard zoning 
standards and the intent to provide useful outdoor space. Staff supports the modification with a 
condition that the modified open yard would be established as part of the Designated 
Nonconforming Open Yard. 
Front Setback Modification 
The existing triangular lot is subject to two 30’-0” front setbacks along Paseo Ferrelo and Ferrelo 
Road, thus making the existing residence nonconforming to both front setbacks. The 72 square 
foot (net) bathroom addition is proposed to encroach into the secondary front setback along 
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Ferrelo Road. The site is constrained such that any proposed location would trigger a 
discretionary land use approval. Staff concurs with HLC that both the location and size of the 
proposed bathroom addition are appropriate. 
During public comment at the HLC hearings, a neighbor to the east expressed concerns about the 
potential noise impacts of the bathroom use (e.g. shower singing). To address the concern, HLC 
requested that the applicant propose a solid frame door to mitigate possible noise issues. Staff 
believes HLC’s solid door requirement is a sufficient measure to mitigate possible noise impacts. 
Plus the property is already nonconforming to front and interior setbacks. In regards to privacy 
concerns, staff believe that the hedges along the interior lot line provide adequate screening from 
the neighboring lot. As proposed, the bathroom addition does not require an interior setback 
modification as the area meets the standards for first floor additions in interior setbacks pursuant 
to SBMC §30.165.050.C.2 (Nonconforming Additions in Setbacks). 
Zoning staff supports the front setback modification request because the addition of a 72 square 
foot (net) bathroom would provide a necessary improvement converting the residence into a two-
bedroom, two-bathroom residence, which is a desirable condition for the Santa Barbara housing 
market. 
Hedge Height Modification 
The applicant is also requesting a hedge height modification for 8’-0” to 13’-0” high hedges 
along the northerly lot line (Ferrelo Road) to exceed the 8’-0” allowed maximum per SBMC 
§30.140.110.E.1. 
Staff support the hedge height modification along the northerly lot line as it provides privacy on 
a lot that would otherwise be exposed to the adjacent streets given the lot’s triangular shape. In 
addition, staff agree with the HLC findings the hedges are aesthetically appropriate for the 
historic residence. 
The hedges near the southerly lot line (Paseo Ferrelo) are not part of the subject parcel, and 
instead are located within the public right-of-way. Staff noted a number of as-built site 
improvements having been constructed within the right-of-way. The Public Works Department 
is aware of the “as-built” conditions within the right-of-way, and confirmed that they will not be 
enforcing at this time. However, if Public Works requests any improvements to be removed from 
the right-of-way, they shall be removed by the Owner. All work located in the Public Right-of-
Way requires a separate permit from Public Works prior to permit issuance. 
On a recent site visit, Transportation staff reviewed the conditions of the hedges along the 
southerly lot line and adjacent to the driveway. They confirmed that to attain adequate visibility 
the plantings between the hedges and the driveway partially block visibility when a vehicle backs 
out of the driveway. The standard 10’-0” by 10’-0” visibility triangle will be required for 
visibility at the driveway intersection. In addition, the agave plants on the street side of Paseo 
Ferrelo are to be removed as they extend into the travel way. Transportation staff also identified 
the vegetation at the intersection of Paseo Ferrelo and Ferrelo Road, noting that it partially blocks 
the visibility of westbound traffic on Ferrelo Road. As such, the vegetation at the triangle tip at 
the intersection will need to be reduced in height. This may require the hedge along the northerly 
lot line to be trimmed back to achieve adequate visibility at the intersection. 
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Given Transportation staff’s input, staff have added conditions to address adequate visibility at 
the driveway, and the intersection at Paseo Ferrelo and Ferrelo Road prior to issuance of a 
building permit. All site work in the public right-of-way will require a Public Works 
encroachment permit. The applicant will need to work with Transportation staff in the field to 
address adequate visibility. An additional condition will be added that the Urban Historian shall 
be consulted on any work proposed in the public right-of-way (e.g. vegetation removal or 
trimming) to ensure that the historic sandstone wall will not impacted.   
Environmental Review 
According to the City’s Master Environmental Assessment Report, the project is located in an 
archaeological sensitivity overlay area. However, there are archaeological reports on file for 
either the subject lot or adjacent lots noting no potential impacts to archaeological resources; 
therefore, staff waived the standard requirement for an Archaeological Letter Report for this 
project. A standard condition of approval related to the unlikely discovery of archaeological 
artifacts is included in Section VI of this report.  Staff does not anticipate significant impacts 
from the proposed project and finds the scope of the proposed project exempt from the California 
Environmental Quality Act (CEQA) under categorical exemption 15301 (Additions to Existing 
Facilities) and 15305 (Minor Alterations in Land Use Limitations). 
This parcel is located in the Demolition Review Study Area and is also located on the City of 
Santa Barbara’s Potential Historic List and found eligible as a Structure of Merit. However, no 
negative impacts to historic resources are anticipated as a result of the proposed project. The 
property has a sandstone pier and cap wall lining the streetscape. Prior to performing any work 
or receiving any permits that may alter or impair the sandstone wall, the Owner shall consult with 
the City’s Urban Historian. 
Since the total square footage of impervious area is more than 500 square feet, Tier 2 Storm 
Water Management Program (SWMP) best management practices are required for the project. 

VI. FINDINGS AND CONDITIONS 
The Staff Hearing Officer finds that the Modification is consistent with the purposes and intent 
of the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot. The 
proposed bathroom addition encroaches into the nonconforming open yard. However, the 
proposed modified open yard to supplement the reduced nonconforming open yard will increase 
the overall usable open yard area on the lot. The bathroom addition is appropriate because it 
would result in a two-bedroom, two-bathroom residence that is more valuable to the Santa 
Barbara housing market. Staff do not believe that the bathroom addition will be unsightly, or 
create privacy issues given that hedges that surround the entire property. 
The project qualifies for an exemption from further environmental review under CEQA 
Guidelines Section 15301 and 15305 based on City staff analysis and the CEQA certificate of 
determination on file for this project. 

This approval is subject to the following conditions: 
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1. Designated Nonconforming Open Yard. The proposed 465 square feet of 
nonconforming open yard and the 774 square feet of modified open yard as shown on 
the site plan (Exhibit A), shall establish the Designated Nonconforming Open Yard.   

2. Public Right-of-Way. The City’s Public Works Department is not pursuing 
enforcement at this time for the site improvements in the public right-of-way. 
However, if at any time in the future Public Works requests that the site improvements 
in the right-of-way to be removed or altered, the Owner shall apply for and obtain 
encroachment permits for all structures and work in the public right-of-way. 

3. Visibility at Driveway and Street Intersection. Prior to building permit issuance, the 
Owner shall consult with Transportation staff in the field to determine the vegetation 
removal and trimming required to achieve adequate visibility at the street intersection 
(Paseo Ferrelo and Ferrelo Road) and the driveway. The Owner shall apply for and 
obtain a Public Works encroachment permit for all work in the public right-of-way. 

4. Historic Sandstone Wall. For any permits or work approved in the public right-of-
way, the Owner shall consult with the City’s Urban Historian to ensure that the 
historic sandstone wall is not altered or impaired. 

5. Archaeological Resources Contractor Notification. Standard discovery measures 
shall be implemented per the City master Environmental Assessment throughout 
grading and construction: Prior to the start of any vegetation or paving removal, 
demolition, trenching or grading, contractors and construction personnel shall be 
alerted to the possibility of uncovering unanticipated subsurface archaeological 
features or artifacts. If such archaeological resources are encountered or suspected, 
work shall be halted immediately, the City Environmental Analyst shall be notified 
and the Owner shall retain an archaeologist from the most current City Qualified 
Archaeologists List. The latter shall be employed to assess the nature, extent and 
significance of any discoveries and to develop appropriate management 
recommendations for archaeological resource treatment, which may include, but are 
not limited to, redirection of grading and/or excavation activities, consultation and/or 
monitoring with a Barbareño Chumash representative from the most current City 
qualified Barbareño Chumash Site Monitors List, etc. 
If the discovery consists of possible human remains, the Santa Barbara County 
Coroner shall be contacted immediately. If the Coroner determines that the remains 
are Native American, the Coroner shall contact the California Native American 
Heritage Commission. A Barbareño Chumash representative from the most current 
City Qualified Barbareño Chumash Site Monitors List shall be retained to monitor all 
further subsurface disturbance in the area of the find. Work in the area may only 
proceed after the Environmental Analyst grants authorization. 
If the discovery consists of possible prehistoric or Native American artifacts or 
materials, a Barbareño Chumash representative from the most current City Qualified 
Barbareño Chumash Site Monitors List shall be retained to monitor all further 
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subsurface disturbance in the area of the find. Work in the area may only proceed 
after the Environmental Analyst grants authorization. 
A final report on the results of the archaeological monitoring shall be submitted by 
the City-approved archaeologist to the Environmental Analyst within 180 days of 
completion of the monitoring and prior to any certificate of occupancy for the project. 

Exhibits: 
A. Site Plan (under separate cover) 
B. Applicant's letter, dated April 29, 2019 
C. HLC Minutes dated February 20, 2019 and March 20, 2019 

Contact/Case Planner: Ellen Kokinda, Assistant Planner 
(EKokinda@SantaBarbaraCA.gov) 
630 Garden Street, Santa Barbara, CA 93101 
Phone: (805) 564-5470 x4559 





 

 
 

 

 

 

 

*** SEPARATELY DISTRIBUTED EXHIBIT A *** 

 

 

Exhibit A: The exhibit for this Staff Report has been distributed separately.  

A copy of the site plan is available for viewing at the Planning 

and Zoning Counter located at 630 Garden Street,  

Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m., 

Monday through Thursday, and every other Friday.   

Please check the City Calendar at www.SantaBarbaraCA.gov to 

verify closure dates. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

EXHIBIT A 

http://www.santabarbaraca.gov/
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